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ABSTRACT 
As Hong Kong is now facing aging problem, there are more needs arose from the 
elderly. Due to the improved education and medical quality, many elderly people prefer to 
live independently and thus resulted in an increasing housing need of the elderly. However, 
such needs may not be easily satisfied in Hong Kong because of the high land cost and 
deteriorating living quality such as air pollution and high population density. On the other 
hand, the economy in China is growing at a fast pace together with its living standard. With 
the advantage of its close connection to Hong Kong, China may be another ideal retirement 
destination for Hong Kong people. Therefore, we tried to study the feasibility of developing 
a residential community in China for the retirement of Hong Kong people. 
The main objectives in our study are to study the housing and environmental needs 
and preferences of Hong Kong elderly people after retirement and the factors affecting their 
decision. We hope that the study would help us in making recommendations to potential 
property developers. 
We started with doing literature reviews to collect secondary data by reviewing 
journals and newspapers. To improve the integrality of our study, we did both microanalysis 
and microanalysis on the existing market. A questionnaire was designed based on it. 
A survey was conducted in late March 2002 in form of questionnaire interviews to 
collect primary data for 4 weeks. A pilot test of 30 samples was run prior to that survey. A 
convenience sample was adopted that 400 questionnaires were distributed through referrals 
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and 228 questionnaires were collected for analysis. The major purposes of the survey are to 
understand the consumption behaviors of Hong Kong people after retirement, their likeliness 
towards retirement in China and their concerns on such retirement plan. The respondents 
aged 45 or above were screened out for completing the questionnaire. About half of our 
respondents have retired. The limitations in our survey are that those people with reading or 
writing difficulties and those who had already retired in China would have been excluded in 
the referral process. 
According to our survey findings, the top five popular daily activities for Hong Kong 
people after retirement are reading newspapers, watching TV, doing exercise, going to 
Chinese restaurants and traveling. HK$3，000 or below, or HK$3，000 to 6,000 were the most 
common monthly expenditures after retirement. Their major consumptions are on food and 
accommodations, then followed by medical and health care, entertainment and 
transportation. 
Surprisingly, about one third of the total respondents indicated that they had planned 
to retire in China. Half of them are at age 45 to 54 and half of them have monthly income 
more than HK$ 12,000. Guangzhou and Zhongshan are their most popular destinations. The 
low cost of living, the spacious living environment and the achievement of higher living 
quality at lower cost in China are the major reasons attributing to their decision of retirement 
in China. Social satisfaction comes next in their decision factors. Living closely to their 
relatives and friends or their relatives and friends' retirement destinations also influence 
their decisions. 
On the other hand, one third of the total respondents said that they would not retire in 
China. The major reasons for not retiring in China are the perceived poor medial service 
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quality in China, the distant connection with their relatives and friends in Hong Kong and 
the insecure living environment in China. 
About one fifth and one third of the total respondents has already bought and 
planned to buy property in China respectively. The major purposes of the property are for 
vacation and retirement. About 18.4% of the total respondents indicated that they has 
planned to retire and buy property in China, and they showed the same purpose ranking for 
the future property. The most ideal dwelling modes for retirement in China were houses with 
gardens and single flats with balconies. Direct transportation between Hong Kong and their 
residential areas in China was of highest importance in the supplementary property 
management service. Emergency medical support and regular home cleaning and 
maintenance service were the second and third most important service. As what we expected, 
they required a large range of adjacent facilities in their residential areas so as to serve as the 
function of a community. Security and emergency support, hospitals, green gardens, 
supermarkets and western clinics were the top five important facilities. 
Although not a very percentage of the Hong Kong people had already retired and 
bought property in China, one cannot deny that the trend has already formed and started to 
grow. With the large growing market potential, we suggest the property developers to start 
planning related development as it usually takes number of years to complete such a project 
before putting into the market. Basing on our survey analysis, we conclude that the target 
customers should be those Hong Kong people aged between 45 to 54，still in the workforce 
and with monthly income over HK$ 12,000. The residential community development should 
serve both retirement and vacation functions while the competitive features should be the 
integrated community development for elderly. 
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The population of Hong Kong is aging. We have an unprecedented number of 
elderly people now. The needs of elderly people are multiple in terms of their 
requirements for housing, social support, health care and financial support and family 
care. Therefore, it is important to ensure that elderly people are able to satisfy their 
housing needs, as well as other needs relating to living in the community. 
Over time, the needs of the elderly have been changed. Many elderly people 
prefer to live independently and therefore, the housing needs of the elderly are increasing 
nowadays. In Hong Kong, the housing needs of the elderly have often been conceived as 
a matter of building an adequate number of accommodation units. However, one should 
not just perceive the housing needs of the elderly as consisting only of having a place to 
stay and these needs can easily be met by providing more accommodation units. In our 
opinion, the housing needs of the elderly should be enlarged to include the environment 
within which elderly people live. In other words, the suppliers of housing for the elderly 
not only provide accommodation units, but also offer other adjacent facilities and 
services such as health care and medical services, public facilities, recreation facilities, 
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restaurants and social center for the elderly. To enable Hong Kong's elderly people to 
live in independence, an integrative environment needs to be created. 
In our study, we would like to explore new possibility for independent living 
housing for retired Hong Kong elderly people in China, which integrate with a variety of 
facilities and services catered for the elderly. 
There are several reasons why we think there is a possible market of independent 
living housing for retired Hong Kong elderly people in China. First of all, the costs of 
living and accommodation in China is lower. Second, the living environment of China 
attracts more and more Hong Kong elderly people retire at China nowadays. The details 
will be discussed in the later session in this paper. 
Elderly People and the Living Environment 
Many papers have indicated that the living environment is particularly important 
to elderly people. For older people in general, and especially for people with mobility 
problems, the living environment can directly affect their ability to remain living 
independently and also their quality of life and life satisfaction. 
The Role of the Living Environment to Elderly People 
People's daily lives and interaction spaces can be divided into four types (Phillips 
1999). They are identified as personal space, neighborhood space, activity space and 
action space. The facilities and design of these spaces can enhance or hinder people's 
daily lives and activities. Action space is the area of which the individual has knowledge 
and contact. Action space comprises the collective movements or "activity space" of 
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people's daily lives (Phillips 1999). The activities in these spaces include the journey to 
work, commuting, school trips, shopping, social and health care visits. As the age and 
roles change, elderly people's life space is shrinking; they do not need to go to work 
anymore. By contrast, elderly people spend more time at home or visit their relatives and 
friends. Additionally, problems of mobility limit the action and activity spaces of the 
elderly. Ageing is recognized as often having the effect of shrinking people's life-spaces. 
Elderly people's daily lives and activities are mainly within or near their residential area. 
Therefore, the place of residence, adjacent facilities and living environment are of great 
importance to the elderly. 
The Housing and Environmental Needs of Elderly People 
The living environment can be divided into external and internal environment. 
External environment indicates the environment outside the home of elderly people. It 
includes open spaces, roads, recreational areas, shops, welfare and medical services and 
so on. Internal environment indicates the accommodation of elderly people. It includes 
the home design, access, maintenance and architectural aspects and so on. If the living 
environment fits to the needs of elderly people, it will increase the quality of their lives. 
The housing and environmental needs of elderly people fall into two main aspects: 
physical and social (Chow 1999). 
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Physical Aspects 
• An accommodation which allows elderly people to have enough space to maintain an 
independent life, whether living alone or with other people in the same household. 
• Easy access to social services so that elderly people can maintain a healthy living. 
These services include social centers for the elderly, health clinics and various kind of 
home-based support services such as shopping malls, wet markets, banks and post 
offices. 
• Accessible and affordable public transportation so as to maintain the mobility of the 
elderly. 
• Recreational areas and open spaces with adequate facilities are suitable for the elderly. 
• The availability of facilities provided to elderly people who have mobility difficulties. 
Social Aspects 
• The development of a community that focuses on the needs of the elderly. 
• The cultivation of a community spirit that respects the elderly. 
• The living environment is safe and secure for elderly people to go out. It is a basis of 
psychological support. 
• A community that allows elderly people to have an opportunity to interact with 
neighbors and to build up a relationship characterized by mutual-help and care. 
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Objectives 
The overall objective of this paper is to study the housing and environmental needs 
and preferences of Hong Kong elderly people after retirement and to explore the 
feasibility of developing a residential community in China for the retired Hong Kong 
people. Specific objectives are as follows: 
• To explore the consumption behavior and lifestyle of retired Hong Kong elderly 
people. 
• To investigate the factors affecting Hong Kong elderly people retire at China. 
• To understand the customers' needs and preferences on accommodation units and 
adjacent facilities in China. 
• To recommend the suitable accommodation facilities and services for Hong Kong 
elderly people to property developers. 
• To suggest advertising strategies for the accommodation units in China. 
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CHAPTER II 
SCOPE OF STUDY 
Macro Environment 
The Changing Profile and Characteristics 
of Elderly People in Hong Kong 
Aging Population 
Hong Kong has become an increasingly aged society since the mid-1980's. 
According to the figures from the Hong Kong Census and Statistics Department, the 
proportion of population aged 65 years or older to the total population in 1986，1991， 
1996 and 2000 were 7.7 percent, 8.6 percent, 10.1 percent and 11.2 percent respectively 
(Table 2.1). It is expected that the proportion of population aged 65 years or older will 
increase to 13.2 percent in 2016. When the proportion of population aged 65 years or 
older has increased to 7 percent, we can claim this as population ageing. Meanwhile, the 
median age of population shows the speed of population ageing. In the past ten years, the 
median age of population has increased from 31.6 in 1991 to 36.2 in 2000 (Table 2.2). 
The process of population ageing is substantially accelerated. The longevity of the 
population can be reflected through the life expectancy at birth. The life expectancy at 
birth of male was 74.1 years in 1986 and had been increasing progressively to 77.2 years 
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in 1999. The figures for female were 79.4 years in 1986 and 82.4 in 1999 (Table 2.3). 
The figures indicated a longer life span of the elderly. 
As the number of the elderly is still growing and more elderly people choose early 
retirement, a careful and well retirement planning has received increased attention from 
Hong Kong elderly people. Accommodation is one of the important aspects in retirement 
planning because most people spend a lot of time at home after retirement. Due to the 
rapid increase in the older population in Hong Kong, housing demand and service for 
elderly people become greater. 
Table 2.1 The proportion of population aged 65 years or older, 1981-2016 
Year Percent 
1981 6.7 % 
1986 7.7 % 
1991 8.6 % 





Table 2.2 The median age of population, 1991-2000 
— Year Age 
1991 ^ 
1994 一 33.2 
1996 34.2 
1997 — 34.7 
1998 35.2 
1999 - 35.7 
2000 36.2 
Source: Hong Kong Annual Digest of Statistics, 2001，P.5 
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Table 2.3 Life Expectancy at Birth by Sex, 1971-1999 
Year Male Female 
1981 — 72.3 78.5 
1986 74.1 - 79^ 
1991 75.2 — ^ 
1996 76.2 — 81.8 
1997 76.4 — 82.0 
1998 ^ 
1999 77.2 82.4 
Source: Hong Kong Monthly Digest of Statistics. June 2001, FB5 
Education Level 
There will be an increasing number of elderly people who have received better 
education in the next 10 years (Table 2.4). The increasing literacy rate enables elderly 
people to live independently after retirement because they can handle the difficulties in 
their daily lives such as reading bank statements and names of the medicine. 
Table 2.4 The Education Level of the population aged 40 or above, 1996 
Age Group Kindergarten Primary Secondary Secondary 
or below School School School 
(Junior) (Senior) 
40-44 4% 一 32% 25% 23% 
- 45-49 — 5 % 一 36% 23% 一 21 % 
50-54 10% — 38% 20% 17% 
- 55-59 17% ~ 41 % 15% 12% — 
~ 60-64 28 % 45% 11% 8% “ 
65 or above 44% 40% 7% 5% 
Source: Hong Kong Annual Digest of Statistics, 1997，FB3 
Earlier Retirement & Retirement Population 
Today, it is more difficult for elderly people to get or maintain a job in an 
expanding young educated work force market. Furthermore, the expectation for increased 
leisure and life enjoyment also has encouraged earlier retirement from active employment. 
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The labor force participation rate by age group over 65 was declining from 12.8 percent 
in 1991 to 6 percent in 2000\ After the financial crisis in 1997 and 911 accident in 2001， 
the Hong Kong labors experienced more intense pressure from layoffs and downsizing. 
Increasing number of unemployed people at age over 45，who do not have high education 
background or professional knowledge, were discouraged in further job seeking and 
decided to retire. The total retired population in 2005 is expected about 910,000.^ 
Economics 
Retirement is defined as a process of withdrawing from business, living on one's 
own income, savings or pensions. Hong Kong people are increasingly worried about 
whether they have enough savings for retirement owing to the recent economic slowdown 
after the financial crisis in 1997. "Saving enough money for retirement" becomes a major 
financial concern for most Hong Kong people nowadays. To ensure the retirement 
savings are sufficient, relocation to China is a possible choice for retired Hong Kong 
elderly people. Low living expenses in China is the main attractiveness to retired Hong 
Kong elderly people. Additionally, the housing cost in China is lower than that in Hong 
Kong. As a result, the housing needs for retired Hong Kong elderly people in China may 
increase 
Another major financial concern to Hong Kong people is unemployment. The 
unemployment rate was 6.7percent in February 2002 and it would continue to go up in 
the immediate future. Job losses are spread across many sectors, but hardest hit are 
1 The Hong Kong Annual Digest. 2001，p.20 
^Assuming the total population in Hong Kong in 2005 is 7 million and the retired population proportion in 
2000 (i.e. 13.1 percent) is maintained, retired population = 7million x 13.1 percent 
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construction, the wholesale/retail trade, restaurants, transport, communications, real 
estate and business services. Some companies offer "voluntary retirement schemes" to 
mature employees so that they can have early retirement. Therefore, more people retire at 
an early age will lead to the urge on accommodation for retirement. 
To a certain extent, retirement consumption is relatively high because most 
elderly people have no burden on taking care of their children nowadays. Thus, they are 
able to spend more time and money on travelling and entertainment. Various medical 
services and health care programs are specially designed for the elderly due to the rapid 
ageing of the population. Needless to say, the elderly becomes major consumers in 
different industries, especially in the health care industry. In short, elderly market cannot 
be neglected in the near future. 
Policy and Regulations 
Age of Retirement and Pension Scheme 
According to the existing law, there is no specific regulation regarding the age of 
retirement of Hong Kong citizens. However, it is common for the companies to have their 
ranges set between the age of 60 and 65. The official retirement age for civil servants is 
60. In order to assist Hong Kong citizens to maintain a better living after retirement, the 
Mandatory Pension Fund scheme (MPF) was enforced in January 2001. All local 
employees below the age of 60 are required to join the scheme, which allows them to 
collect their funds back after 65 years old. 
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Tax Allowance for 
Maintaining Dependents 
The Hong Kong SAR government is more concerned on the elderly care after the 
handover in July 1997. In order to encourage Hong Kong people to live with their parents 
or elder relatives, the government has granted extra tax allowance up to HK$ 30,000 per 
year to those who have dependent parents. 
Old Age Allowances and 
Senior Citizen Cards 
All Hong Kong citizens above 70 are eligible to receive a monthly old age 
allowance about HK$705 per month without any means test. For those with monthly 
income less than HK$5，900 and total asset less than HK$ 169,000 may receive a monthly 
allowance of HK$625 from the age of 65 to 70. Besides, any Hong Kong citizen at aged 
65 or above is eligible to obtain Senior Citizen Cards which allow them to enjoy numbers 
of discounts in daily consumptions at public sectors, organizations and institutions^ 
Public Medical Service 
The charges for public hospitals and other public medical facilities are relatively 
cheap compared with other developed countries. All Hong Kong citizens are only need to 
pay only HK$68 per day for staying overnight in any public hospitals. Public medical 
consultation and medicines are charged HK$25 per time. The Hong Kong SAR 
government subsidizes more than 90 percent of the costs of public medical service. 
3 About 1,689 institutions, organizations and public sectors agree to offer extra discounts in July 1999. 
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Financial Assistance to the Aged 
Any Hong Kong citizens with financial difficulties in maintaining basic daily 
lives may apply for Comprehensive Social Security Assistance. However, it may take a 
long time to get the subsidy and those who leave Hong Kong for more than 180 days in a 
year may not be eligible for such assistance. 
Increasing Needs of Personal 
Financial Planning 
Without a broad tax basis, fast growing public expenditure is a major reason of 
the fiscal deficit under the poor economic situation. The annual public expenditure on 
social welfare has doubled from HK$11 billion to HK$28.5 billion from 94/95 to 00/01, 
with the increase in proportion of total public expenditure from 6.6percent in 94/95 to 
10.2percent in 00/014. The future deficit figures are expected to increase due to the aging 
problem. In order to relieve the increasing social burden that aging problem may bring in 
the future, the Hong Kong SAR government is seeking new policy to reduce the public 
benefits and transfer some of the burden back to the individuals. For instance it has been 
proposed in 2001 to bring in a mandatory medical fund scheme for all citizens so as to 
protect their medical expenditure after retirement. Although the enforcement of the 
proposal was deferred due to the public objection, it is believed that the scheme and/or 
other social scheme would be launched once the economic situation turns better. As a 
result, Hong Kong citizens have to rely more on their own after retirement. 
4 See Exhibit 1 
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Staying Period for Hong Kong 
Citizens in CHINA 
There is no regulation limiting the length of period that Hong Kong citizen can 
stay in China. 
Social Cultures 
Self-financing and Living Independently 
at Old Ages 
In the past, it is a traditional practice in Hong Kong that the aged live with their 
adult children. Being a famous international city in the world, Hong Kong people are 
more open to Western ideas. The modem couples enjoy living alone and try to move 
apart from their parents after marriage. They also do not expect to live dependently with 
their adult children because of the widening generation gap and difference of living pace 
and style. They have a stronger concept about self-reliance and self-financing after 
retirement now. As most of women would still be in the workforce after marriage and do 
not have time to take care the elderly, some elderly people choose to live in the homes for 
the aged when their relatives have no time to take care of them or their spouses pass away. 
More Life and Health Conscious 
With the improved education system, Hong Kong People are more concerned 
about the life and health. They pursue a balanced living between work and leisure and 
seek for both physical and mental health. They demand a residential place of larger area 
and better living quality. 
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Better Perception on the 
Living Quality in China 
Due to the past ten years of economic development, the living qualities in modem 
regions in China such as Guangdong has greatly improved and reached the acceptable 
level to Hong Kong people. Besides the lower living cost, the same mother language, 
customs and traditions made the living quality and style in China closer to that in Hong 
Kong. Therefore, more elderly people are willing to live permanently in China after 
retirement. 
Trend of Cross-Boundary Traveling 
Between Hong Kong and China 
Thanks to the improvement of the infrastructures of transportation links (e.g. 
expansion of railway and road network) and telecommunication in China, it is now more 
convenient to travel from Hong Kong to the southern regions of China. Taking advantage 
of cheaper shopping, leisure and entertainment, it was estimated that Hong Kong people 
spent HK$29.4 billion in China in 2000 among which Guangdong Province alone 
accounted for about 70 percent of the spending at HK$20.3 billion^ In addition, the 
simplified cross-boundary procedure helps the increase of cross-boundary consumption 
in China. The latest figures show that on the average 220,000 Hong Kong people choose 
to travel through Lo Wu to Southern China to spend their weekends and holidays^. 
Taking a short trip to China for leisure or shopping is getting more popular. 
5 Retailers Winter 2001. The Hong Kong Retail Management Association, p . l l 
same as Footnote 5 
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Micro Environment 
Demand for Residential Service for 
Hong Kong Elderly in China 
Increasing Market Size 
By deducting the employed and unemployed population from the age population, 
it was found that 93.2 percent of the aged over 60 was retired people in 2000. With the 
increasing aged population and trend of earlier retirement, the retired population is 
expected at least 7 1.02 million in 2006 and 1.24 million in 2011. With the trend of self-
reliant and living independently among the Hong Kong elderly, the demand of Hong 
Kong elderly for accommodation service is expected to increase in the coming 10 years. 
Market Potentials 
Due to the high living cost in Hong Kong, some retired Hong Kong citizens have 
resided in China permanently after retirement. According to the Committee for Elderly 
Affairs, there were about 17,000 Hong Kong elderly people staying permanently in China 
in 2001. The figures are expected to increase to 69,000 in the coming 5 to 10 years due to 
the better residential environment and lower living cost in China. The Hong Kong 
government has conducted a survey in 2001 about the property investment in China by 
Hong Kong people. It was found that Hong Kong citizens had brought more than 190,000 
flats in China. About 40 percent of the owners were in the middle to higher income group, 
including managers, executives and professionals. Their averaged household incomes 
was about HK$22,400. 
7 The official forecast on population over the age of 60 is 1.0932 million in 2006 and 1.3269 million in 
2011. 
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About 32 percent of the buyers were in the age group between 45 and 54. This 
indicated that the potential elderly people of the middle level have already planned to buy 
their own accommodation for retirement, as they could not enjoy the public housing 
benefits that are merely offered to the lower income group. It is believed that they are of 
the higher potential to leave Hong Kong and choose to stay in China after retirement. 
On the other hand, the potential for elderly of low income group to live in China 
after retirement is comparatively low in the sense that they are of the top priority to enjoy 
the public housing for senior citizens or the residential care homes. Moreover, there are 
conditions for those receiving financial assistance to stay more than 180 days in Hong 
Kong in a year. As a result, it may not be easy for them to satisfy the conditions if they 
live in China permanently. 
Needs of Community Development 
For the Elderly 
During the aging process, the elderly would encounter both physical and mental 
changes. Thus, it would lead to different demands on the residential environment and 
services. Apart from high quality of residential services, elderly would seek for sufficient 
personal space, neighborhood space, activity space and action space in their residential 
environment. Since the residential districts would shape and limit the daily activities and 
activity space of the elderly, the community development within residential districts plays 
an important role in residential service for the elderly. 
17 
Demand on Residential Service in China 
The Research Institute of Hong Kong University conducted a survey in May 2001 
studying the trend of property investment in China by Hong Kong people. It was found 
that about 34 percent of the respondents showed interest in buying a flat in China for 
retirement accommodations. The results of the survey also indicated that the ideal 
dwelling was in "house" format. Security, transportation, green environment, medical 
facilities, shopping centers and member clubs' facilities were the major factors for their 
purchase decision. This reflected their community needs at the old age. The average 
desired price among the respondents for buying a flat in China was about HK$400，000 
with a maximum monthly installment up to HK$5,000. 
Limitations of retiring at China 
The quality of medical service in China is lower than that in Hong Kong. 
Therefore, it may reduce the possibility of Hong Kong elderly people choosing China as 
the permanent living location. If Hong Kong elderly people retire at China, they will have 
less chance to get along with the friends and relatives who live in Hong Kong. The 
reduced social circle may lower the interest of Hong Kong elderly people to reside in 
China. 
Supply of Elderly Accommodation Service in Hong Kong 
Private Housing 
There are no special estates developed in Hong Kong targeting at elderly people. 
36percent of those aged over 65 were living in private housing units in 1996.8 Due to the 
8 The Bi-Census 1996 
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high land cost and weakened purchase power after retirement, some elderly people can 
not afford a large expenditure on housing and may live with their adult children. As it is 
not easy for young adults to purchase their own flats, some parents will buy or move to 
larger flats so that they have enough space for living after retirement even their children 
grow up and live with them. Some of the parents even leave the flat to their adult 
children and seek for a smaller flat after retirement. 
Public Housing 
There were 54 percent of people aged over 65 were living in public housing units 
in 19969. Families with senior citizens are of the highest priority in getting a larger flat 
unit. Two single elder people may be paired up to share a self-contained flat. Besides, 
there are other public housings for senior citizens who are self-reliant and independent. 
They are usually located in the lower floor of the buildings in public estates. Some of the 
flats have tailor made interior design for elderly people. Apart of simple social and day 
care centers, emergency support service or facilities are also provided for elderly people. 
As the demand for this kind of accommodation units is high, there are tight requirements 
on personal income and assets for application. Moreover, it may take a long time to wait 
for vacancy. 
Residential Care Homes 
Besides normal housing, there are homes for the aged providing residential care 
for the elderly in the form of accommodation, meals, laundry service, limited personal 
8 The Bi-Census 1996 
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care and social activities. They are run by private, governmental or subsidized non-
governmental organizations. The normal monthly charges are approximately HK$5,000 
for non-private homes and HK$ 12,000 for private homes. More than 7,271 persons 
enrolled in those non-private homes in 2000. Most of the new homes are located in 
remote areas because of the high land cost. 
Supply of Elderly Accommodation Service in China 
Residential Care Homes 
There are increasing numbers of residential care homes in China targeting at local 
senior citizens. However, some of them also accept the enrolment of Hong Kong elderly 
people, especially those located in Shenzhen. Each elderly people may have a single 
room of around 150 square feet with independent washroom and balcony. All Hong Kong 
elderly people are charged at the same price. Packages including meals are charged at 
RMB 1,650 for self-reliant elderly, RMB2,200 for those need care attention, and 
RMB2,800 for those need nursing Although the basic accommodation facilities 
are up to international standards, the management quality could not be guaranteed as 
most of the management and operation staffs are not required to receive any professional 
training. 
Private Housing 
In China, planned special economic regions are allowed to execute certain degree 
of autonomy to plan their economies. Recently, some South China provinces have tried to 
Da Gong Pao, January 13, 2002 
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take their competitive advantage of low land cost and cheap labor and appreciated the 
private investment of residential estate development for Hong Kong people. The market 
was nourished in 1990s. More than 20 residential estates have been developed in China 
and sold in Hong Kong. Most of them were located in Guangdong Province. The 
competition was fierce because of the large supply of cheap land and numbers of players. 
Though most of the developers are local developers, some of them hired experienced 
Hong Kong architectural firms for the estates design. The target market is the Hong Kong 
people who are looking for a steady residential place in China for leisure and future 
retirement. 
Product Features 
The most popular type of accommodation units sold to Hong Kong people are in 
large residential housing estates of low density. The majority of Hong Kong people are 
living in units of total floor area less than 700 square feet in Hong Kong because of the 
high land cost and there is an increasing expectation for a larger residential area. 
Therefore, most of the units offered in China to Hong Kong people are of larger floor 
area over 700 square feet. Multi-storey houses of total floor area over 1,200 square feet 
and apartments of total floor area over 700 square feet, together with balconies and/or 
gardens are the best-selling products. In order to attract immediate users, some property 
developers offer furnished flats. 
Since the residential estates are packaged as places for leisure，apart from large 
green environment, one-stop service is another major features. Besides swimming pools, 
golf clubs and other sport podium, some clubhouses also provide health care service such 
as spa and message. In order to maintain a self-dependency within the estates, 
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supermarkets and restaurants could be easily found. Some of the residential estates even 
have hospitals, schools and hotels. However, home caring service is not commonly 
included. 
Another feature is the security management. Differ from the local residential areas, 
these housing estates have their own security teams that are more or less the same as 
those in Hong Kong. 
Price 
The pricing of those residential estates are set at affordable level to Hong Kong 
people, however, it may be a premium pricing to local citizens. The units are normally 
sold at around RMB 400-700 per square feet，which are about 80 percent lower than that 
in Hong Kong. There are also some banks providing monthly installment scheme to Hong 
Kong buyers. 
Location 
Most of those housing estates are located in Guangdong province. Zhongshan, 
Punyu, Dongguan and Shenzhen are the most popular regions for such development. 
With the improved infrastructure in China, it now only takes two to four hours to travel 
from Hong Kong to those regions by shuttle bus or trains. Therefore, it is convenient for 
Hong Kong people to spend their weekends in those estates. 
Promotion 
Besides site visits, the property developers try to use heavy advertising to promote 
the estates to Hong Kong people, especially the means of TV advertising. According to 
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AC Nelson, one of the property developers ranked the second in the annual advertising 
expenditures in Hong Kong during 2001, about HK$ 35.2 million. 
Most of the property developers sold the flats through temporary sales office in 
some Hong Kong hotels. However, with the encouraging sales figures in Hong Kong, 
some property developers even brought a property in prime location and maintained a 





In our study, we solely relied on a survey to collect primary data . The survey was 
conducted by distributing pre-designed questionnaires. 
Survey Objectives 
To offer the best and suitable products and services, companies should understand 
the preferences of customers. Through this survey, we would like to investigate Hong 
Kong people's preferences on accommodation and adjacent facilities in China. The 
objectives of the survey are listed as follows: 
• To explore Hong Kong elderly people's retirement lifestyle and consumption 
behavior. 
• To determine the likelihood of Hong Kong people retire at China. 
• To investigate the factors affecting Hong Kong people's choices on location of 
retirement and accommodation. 
• To identify Hong Kong elderly people's preferences on facilities and services of the 
accommodation in China. 
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• To explore different demographic groups' preferences towards housing and 
environmental needs in China. 
Sampling Population 
The main objective of our survey is to find out the preferences of Hong Kong 
people on accommodation and adjacent facilities for retirement in China. Therefore, the 
potential retired elderly people are chosen as the sampling population. As it was found in 
the survey conducted by Hong Kong University that Hong Kong people of age between 
45 to 54 were the major group among the Hong Kong buyers of China's property, we 
then defined the potential retired elderly people are those who are aged 45 or older. 
Sampling Method 
We used convenient sampling in the survey. We distributed the questionnaires to 
our relatives, friends and classmates and asked them to complete the questionnaires for us 
or distribute the questionnaires to their relatives and friends. 
Process of Survey 
The survey is carried out in two phases. First, a pilot test was conducted. In the 
two-week pilot test, we successfully collected 30 questionnaires. Having fine-tuned the 
questionnaire after the pilot test, the formal survey was conducted in April for three 
weeks. About 400 questionnaires had been distributed and 228 completed questionnaires 
were collected finally. 
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Limitations 
Since convenient sampling was used and questionnaires are distributed indirectly 
to our target samples, some of the target samples may not be reached such as those who 
were working outside Hong Kong, those who had difficulties in reading or writing, and 
those who were staying in hospitals. Moreover, some of the returned questionnaires were 
poorly completed and were discarded. Some of the returned questionnaires were 
collected after our data processing and were not included. 
Data Analysis 
We used SPSS for statistical analysis. Statistical methods used include Crosstab, 
ANOVA (Analysis of Variance, and chi-squared test for independence. 
Secondary Data 
Our secondary data include literature review and research on journals, magazines, 
newspapers, policy papers and government publications. 
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Chapter IV 
Survey Results and Discussion 
Profile of the Respondents 
The total number of respondents in our survey is 228. There are 116 of the 
respondents are retired people and 112 of them have not retired yet. For the gender 
distribution, 48.5 percent of the respondents are male and 51.5 percent of them are female. 
There are 64.6 percent of retired people are aged 60 or above and 82.4 percent of non-
retired people are mostly between the age of 45 and 54. As for the education level, there 
are 55.1 percent of the respondents have received secondary school level. The monthly 
personal income of 53.6 percent of retired people is below HK$3,000. For non-retired 
people, the distribution of their monthly personal income is quite even. Regarding 
accommodation, there are 45.8 percent of the respondents living in private flats now. The 
details of the demographic information can refer the Appendix 1. 
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Lifestyle and Consumption Behavior 
After Retirement 
Living Arrangement after Retirement 
For the retired people, 55.2 percent of them stated that they were living with their 
spouses and children and 25 percent of them were living with their spouses. However, for 
the non-retired people, 48.1 percent of them stated that they planned to live with their 
spouses only after retirement and 40.4 percent of them planned to live with their spouses 
and children. The results show that more young couples would like to live independently 
after retirement in the near future. 
Table 4.1 Percentage of present living arrangements of Hong Kong retired elderly 
people (Question 21) and planned living style of non-retired people 
(Question 3) 
Retired People Non-Retired people 
Live alone 6.9 % 10% 
Live with spouse 25.0 % 48.1 % 
Live with spouse and children 55.2 % — 40.4% 
Live with children 12.1 % L ^ 
Others 0.9 % 1.0% 
The present living arrangement of non-retired people may affect their planned 
living arrangement after retirement and therefore, we used Crosstabs to investigate any 
correlation between planned living arrangement after retirement and present one. The 
Pearson chi-square has a significance value of 0.000, which is well below the alpha level 
of 0.05. After examining the observed and expected counts, we found that the present 
living arrangement of non-retired people does influence their planned living arrangement 
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after retirement. In other words, if a person who lives with his spouse and children now, 
it is very likely that he plans to maintain status quo after retirement. 
Daily Activities after Retirement 
All Respondents 
In question 4，we found that the most frequent five daily activities after retirement 
that the respondents would do were reading newspaper and magazines, watching TV, 
going for Chinese restaurants ("Yum Cha" as below), doing exercise and travelling. 
Table 4.2 Percentage of the respondents ranked the following activities as top five 
most frequent daily activities that they would do after retirement 
(Question 4) 
Activities Percent Activities Percent 
Reading newspaper and 67.3 % Taking courses 17.7 % 
magazines 
Watching TV 60.2 % Look after children 15.9 % 
Yum Cha 56.2 %t Buying stocks 14.2 % 
Doing exercise (sports) 50.0 % Listening music 12.4 % 
Travelling 41.2% 一 Going to library 12.4 % 
Playing mahjong and horse- 36.7 % Watching movie 10.2% 
racing 
Shopping 36.0 % G o i n g to social 10.2 % 
center for the 
elderly 
Plant and Keep Pets 26.7 % Internet Access 7.5 % 
Going to park 23.0 % Others 7.5 % 
Difference between retired and 
non-retired people 
The above table shows the overall results. However, when we divided the data 
into two groups, retired and non-retired people, we found difference between these two 
groups of respondents. According to the demographic profile of the respondents in our 
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survey, most retired people are aged 60 or above and non-retired people are mostly 
between the age of 45 and 54. The trend that we have seen is that the younger group of 
people is more health conscious and outgoing because doing exercise and travelling are 
the second and third daily activities they like to do after retirement. 
Table 4.3 Top five most frequent daily activities after retirement (Question 4) 
All Respondents Retired People Non-retired People 
1. Reading newspaper and 1. Watching TV 1. Reading newspaper and 
magazines magazines 
2. Watching TV 2. Reading newspaper and 2. Doing exercise (sports) 
magazines 
3. Yum Cha 一 3. Yum Cha 3. Travelling — 
4. Doing exercise (sports) 4. Doing exercise (sports) 4. Watching TV 
5. Travelling 5. Shopping 5. Yum Cha 
Demographic factors 
Since demographic factors often affect the daily activities of people, we ran 
statistical analyses to investigate any correlation between demographic factors and each 
daily activity that the respondents would do after retirement. 
First, we found that there was a significant difference in two genders in terms of 
shopping. Female respondents tend to go shopping after retirement more than male 
respondents do. For the rest of the activities, no gender difference is found. 
Second, personal income level has significant correlation with the activities of 
watching TV and travelling. Respondents of lower income tend to spend more time on 
watching TV than that of higher income. For travelling, the respondents of higher income 
tend to travel more than that of lower income. Since watching TV costs less than 
travelling, it is easy to understand that lower income people prefer watching TV while 
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higher income people like travelling. For the rest of the activities, no significant 
difference is found in various groups of personal income level. 
As for other demographic factors such as age and educational level, we did not 
find any correlation between those demographic factors and the daily activities that the 
respondents would do after retirement. 
Average Monthly Expenditure after Retirement 
In question 5, 42.5 percent of the respondents stated that they would spend 
between HK$3001 and HK$6000 each month after retirement. When we compared the 
results between retired and non-retired people, the group of retired people tended to 
spend less each month than that of non-retired people. 
Table 4.4 Monthly expenditure and planned monthly expenditure after retirement of 
retired and non-retired people (Question 5) 
Monthly expenditure after All Retired People Non-Retired 
retirement (HK$) Respondents People 
$3000 or below 24.6 % — 28.4 % 20.5 % 
~$3001-$6000 — 42.5 % 39.7% 45.5 % 
~$6001-$9000 17.5 % 15.5% 19.6 % 
~$9Q01-$ 12000 3.50/0 5.2 % — 1.8% 
~$ 12001-$15000 3.1 % 2.6 % 3.6% 
$15001-$18Q00 1.8% 2.6 % — 0.9 % “ 
"$18001-$21 OOP — 2.2 % 1.70/0 2.70/0 
"$21001 or above 2.2% 1.7% 2.7% “ 
We ran statistical analyses to examine any correlation between demographic 
factors and monthly expenditure after retirement. However, we did not find any 
significant results. It meant that demographic factors did not influence the decision on 
monthly expenditure after retirement. 
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Proportion of Different Expenses on Monthly Spending 
After Retirement 
All respondents 
The expenditure of money on food was the largest part of all respondents' total 
monthly spending or planned monthly spending after retirement. Accommodation 
expenses and, medical and health care expenses were the second and third largest parts 
respectively. Since most people become risk averse after retirement, they tend to put less 
money on investment. In question 6，there were 90 respondents claimed that they would 
spend money on investment each month after retirement. 
Difference between retired and 
non-retired people 
We did not find any apparent differences of consumption behavior after 
retirement between two groups of respondents. 
Table 4.5 Average Percentage of Different Expenses on Monthly Spending after 
Retirement (Question 6) 
“ All Retired People Non-Retired 
Respondents People 
Accommodation 18.2% 18.1 % “ 18.2% 
Food 26.3 % 27.2 % 25.4 % 
Clothing 9.0 % 9.6 % “ 8.3 % ~ 
Transportation 9.3 % 9.5 % 9.2 % 
Entertainment 10.8 % 10.1 % 11.5% 
Travel 8.7 % 7.6 % 9.8 % 
Medical and Health Care 11.5 % 12.5 % 10.5 % 
Investment 5.3 o/o 4.9 % 5.8 % — 
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Correlation between monthly expenditure 
and percentages of different expenses 
Having examined the percentages of different expenses of the respondents, we are 
interested in investigating whether the amount of monthly expenditure (Question 5) 
would affect the percentage of each expense (Question 6). Using ANOVA, we found that 
the average amount of monthly expenditure would affect the percentage of 
accommodation expenses and medical and health care expenses. In other words, 
respondents who are willing to spend more require higher quality of accommodation and 
medical and health care service. 
Correlation between different expenses 
and likelihood of retirement in China 
The likelihood of choosing to retire at China had positive relationship with 
accommodation expenses. It means that when someone chooses to retire at China, he is 
willing to spend more on accommodation. 
Demographic Factors 
First, the statistical results showed that income level would affect the medical and 
health care expenses. The respondents with high income tend to spend more on medical 
and health care service. It also means that they require high quality of service. 
Second, the age of respondents has positive correlation with medical and health 
care expenses since older people require more medical and health care service. 
Lastly, the type of dwelling, which the respondents are living in now, has 
influence on the accommodation expenses after retirement. A possible reason is that most 
people will live in the existing accommodation after retirement. Therefore, the 
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respondents who are living in private flats will have higher accommodation expenses 
than those who are living in public housing. 
Retirement Plan in China 
When asking if they had plans about retirement in China, only about 2.2 percent 
of the respondents had already retired in China, 33 percent indicated that they had such 
plans, 29.3 percent said that they had no ideas and 35.6 percent of them said that they 
would not retire in China. A Crosstab analysis indicated significant relation between the 
present retirement mode and the desire to retire in China. Non-retired respondents are 
more likely to have plans to retire in China (Table 4.6). It may be because retirement in 
China is quite a new idea to Hong Kong people and is not a mainstream. Retired people 
may not have such plans and do not want to change their present living style dramatically. 
On the other hand, most of the non-retired respondents are still working and have more 
time to collect information and plan for their retirement. 
Table 4.6 Retirement Plan in China 
~ ~ • . Non-retired Retired Total R 的 rcmcnt plan m China 只⑴叩 group respondents 
Already retired in China — 0 % 4.3 % 2.2 % 
Plan to retire in China 38.5 % 27.6 % 32.9 % 
Not sure 32.1 % 26.7 % 29.3 % 
No 29.4 % 41.4% 35.6% 
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It was also shown in a Crosstab analysis that there was significant relation 
between the age and their desire to retire in China in the group who planned to retire in 
China. The younger the age, the more the people in that group had planned to retire in 
China. More than 50 percent of respondents in the group planning to retire in China were 
aged between 45 and 54. The result was almost the same found in the survey done by the 
Hong Kong University. 
Income level was found to have significant influence on the desire to retire in 
China by a Crosstab analysis. For income groups below HK$9，000 per month, the 
majority showed that they would not retire in China while the majority in the income 
group of HK$9，001 to 12,000 showed they were not sure for retirement plan in China. 
However, for income groups over HK$ 12,000 per month, more than 50 percent indicated 
that they had planned to retire in China 
For those planned to retired in China, 30.6 percent of them expected to expend 
HK$3，000 or below per month after retirement while 40.3 percent of them expected to 
expend HK$3，001 to 6000 per month. 
When asking the destination for retirement in China, more than 70 percent of the 
respondents in the group who planned to retire in China chose locations in Southern 
China. The most popular destinations are Guangzhou and Zhongshan (Table 4.7). Similar 
results were also found in the group who planned to retire and buy property in China. It 
may be because both regions are close to Hong Kong and share same spoken languages 
such as Cantonese and similar cultures. Moreover, most of the Hong Kong people have 
their families, relatives and friends there. The well-developed infrastructure in those 
regions also allows large residential property developments. 
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Table 4.7 Top Three Popular Destinations in China for Retirement or Buying 
Property 
Ideal Groups 
Destination Plan to retire Plan to retire & Plan to but property 
in China buy property in China in China for vacation 
Guangzhou Guangzhou Guangzhou 
2nd Zhongshan Zhongshan Zhongshan 
3rd Shenzhen Shenzhen / Shanghai Shenzhen — 
Reasons for Retirement in China 
The low cost of living, the spacious and comfortable living environment and the 
achievement of service quality of lower charge are the three major reasons for the 
respondents to decide to plan retirement in China. They are of comparatively great 
importance than other reasons (Table 4.8). The high ranking of living quality is due to the 
increasing health concern among Hong Kong people. The next reason was "Close to 
relatives and friends in China". This indicates that the social need is very important just 
after the psychological need to the retired elderly. 
Table 4.8 Reasons for Retirement in China 
Standard Deviation 
Low cost of living ^ 1.78 
Spacious/ comfortable living 2.66 1.99 
environment 
Pay less and get high quality ^ 
Close to relatives / friends in China 
Lower charge of elderly service in 6.25 2.01 
China 
Other relatives / friends plan to go 6.34 
Family request 
No one takes care me in Hong Kong 7.56 
"others 8.82 1.04 一 
* Including those "already retired", "planned to" and "not certain" 
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When analyzing the relationship between "Low cost of living" and demographics 
by ANOVA analysis, it was found that higher the education background, the less 
importance the low cost of living in China. It may be that people of higher education 
background are more concerned of other factors such as living quality rather than cost of 
living. 
The ANOVA analysis also indicated that living close to their relatives or friends 
in China was of a significantly important reason to respondents with primary education 
level or below to choose retirement in China. It may be because they are reliant on others 
in daily activities such as reading bankbooks or statements. 
The reason "lower charge of elderly service in China" is significantly more 
important to the respondents who have already retired in China and those plan to retire in 
China than those without such plans. It is because the respondents who have already 
retired or plan to retire in China may decide to stay in China till death, Therefore, they 
may foresee a higher demand for personal care service when they getting older and thus 
put a higher importance on the related charges. 
Reasons for Not to Retire in China 
About 35.6 percent of total respondents stated that they would not retire in China. 
No dominant reason was found for not to retire in China. The top three major reasons are 
"poor medical service quality", "far away from the relatives and friends in Hong Kong" 
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and "living environment in China is insecure" (Table 4.9). This again confirmed the 
importance of security and social need satisfaction to retired people. 
Table 4.9 Reasons for Not To Retirement in China 
Mean Importance* 
Reasons (1-9) Standard Deviation 
( 1= most important) 
Poor medical service quality 3.84 2.77 
Far away from the relatives and friends in 4.30 2.86 
Hong Kong 
Living environment in China is insecure 4.36 2.82 
Expensive medical service 5.20 2.77 
Poor transportation 5.26 2.56 
No one takes care me in CHINA 
Poor entertainment 6.40 
No ideal accommodations for retirement 2.80 
Others 8.21 0.32 
*Including the group of "not to retire in CHINA" only 
The ANOVA analysis showed that among those respondents choosing not to 
retire in China, groups with income level higher than HK$9,000 per month were 
significantly more concerned on the poor medical service. 
Besides, males placed "poor entertainment in China" as greater importance than 
females did when asking why they did not choose to retire in China. For example, some 
of them cited that there was no horse racing in China. 
Respondents aged over 60 or living with spouse also showed greater concern on 
"Away from the relatives and friends in Hong Kong". This reflects that retired people are 
still psychologically dependent and need extra social life besides close family members 
such as spouse. 
For the group with income level less than HK$3，000 per month, it showed a 
significant concern on "no ideal accommodations in China". It is because most of their 
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income has spent on food and it is not easy for them to rent/ buy a flat for retirement in 
China under a tight budget. Moreover, they may not have any information about the 
homes for the aged in China. 
Buying Property in China 
There is increasing number of Hong Kong people to buy property in China. In our 
survey, about 20 percent of our total respondents had already bought properties in China 
while 32 percent of them indicated that they had such plans. A Crosstab analysis 
indicated that there was significant positive relationship between the desire to retire in 
China and the desire to buy property in China (Table 4.10). For those having a larger 
desire to retire in China, they are also having a larger desire to buy property in China. It 
was also showed that among those who planned to retire in China, 57.5 percent (42 
respondents) had planned to buy a property, which also represented 18.4 percent of total 
respondents. 
Table 4.10 Percentage of Buy Property in China 
Retire i n C h i n a b a d v b _ h B t T " X r h [ \ � ~ ^ T G t a l p _ t 
Already retired 100% ^ 100% 
Plan to 37 % — 57.5 % 5.5 % 100 % 
Not certain “ 17.2 % 42.2 % 40.6 % 100 % 
Not in CHINA 1.3% 2.6% 96.1 % 100% — 
Among those respondents who have already bought and those who plan to buy 
property in China, the major purposes are for vacation and then follow by retirement 
(Table 4.11). For those who plan to retire and buy property in China, buying for 
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retirement is the major purpose. However, there was still 42.9 percent of them stated that 
they would buy for vacation. This implies that even they have retirement plans in China, 
some of them still look for present ultimate use such as for vacation. Moreover, it 
allowed their relatives or friends to visit them for vacation in the future. 
Table 4.11 Purpose for Buying Property in China 
Purpose Total 
Work Retirement Vacation Investment Others percent 
Already bought 0% —39.5% 53.5 % 4.7 % 2.3 %~ 100% 
Plan to buy 1.4% 37.1 % “ 60% 1.4% 0% 100% 
Plan to retire & 
plan to buy in 2.4% 50% 42.9 % 2.4 % 2.4 % 100% 
China 
Ideal Dwelling for Retirement in China 
About 47.9 percent and 39.3 percent of the respondents (excluding those would 
not plan to retire in China) chose houses with gardens and the single flats with balconies 
as their ideal dwelling mode for the retirement in China respectively, regardless of 
vacation or retirement purposes. Due to the high population density in Hong Kong, Hong 
Kong people are looking for a spacious living environment. With the low land cost in 
China, Hong Kong people can buy a house with garden in China less than RMBl million, 
which are tens of times less than that in Hong Kong. Therefore, houses with gardens are 
the popular mode. However, it may not be easy for Hong Kong people to afford another 
property mortgage of large amount under the current poor employment market, some of 
them may then look for a single flat of larger floor area with balcony in China as ideal 
dwelling mode. 
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When asking the importance of supplementary value-added property management 
service, it was found that direct transportation between Hong Kong and residential areas 
in China was the most important service for an ideal dwelling in China (Table 4.12). The 
provided convenience may allow them for more frequent visits to/by their relatives or 
friends in Hong Kong. The emergency medical support service and regular home 
cleaning and maintenance service came next. The high ranking of cleaning and 
maintenance service reflected that they want to enjoy their life and relieve from heavy 
house chores after retirement or when getting older. Regular body check-up service and 
home delivery of personal care service were found slightly important. 
Table 4.12 Importance of Supplementary Property Management Service 
Mean Importance* 
Supplementary Property Management Service (1-5) Standard Deviation 
( 5= most important) 
Direct Transportation between HK residential 4.40 0.78 
areas 
Emergency medical support 4.26 0.78 
Regular home cleaning & maintenance 3.84 0.89 
Regular body check-up 3.69 0.97 
Home delivery of personal care service 3.67 0.94 
Availability of unit buying or renting 3.17 
Home delivery food service 2.85 1.02 
[Availability of daily charged residential units | 2.47 0.96 “ 
* Excluding the group of "not to retire in China" 
An ANOVA analysis discovered that the group living in private housing 
expressed a significantly greater importance on emergency medical support than those 
living in public housing. It may be because people living in public housing usually have 
better neighborhood network and mutual support as hence the importance of emergency 
support would be lesser to them. 
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When asking the importance of supplementary facilities near the dwelling of 
retirement, respondents expressed importance on 11 out of the 14 listed facilities i.e. with 
mean importance greater than 3.50 (Table 4.13). This implied that people require large 
range of community facilities after requirement. 
Table 4.13 Importance of Supplementary Facilities 
Supplementary Facilities 二 f ) Standard Deviation 
Security and emergency support 4.46 0.64 
Hospitals 4.40 0.70 
Green gardens 4.16 0.74 
Supermarkets 4.11 “ 0.70 — 
Western clinics H i 0.69 
Wet markets 3.98 0.69 
Restaurants 3.88 0.73 
Chinese clinics 3.86 0.84 ~ 
Shopping malls ^ 0.81 “ 
Recreation and sport centers 3.50 
Swimming pools 3.32 1.03 
Libraries 3.16 y 3 
Elderly centers 3.13 0.94 
Home for the aged 3.11 0.94 
* Excluding the group of "not to retire in China" 
From our ANOVA analysis, it was found that people with plans to retire in China 
expressed greater importance on wet markets and shopping malls. It was because they 
were supposed to spend more time on daily life in China and thus would have frequent 
usage on both facilities. 
Besides, the analysis indicated that people living in private estates placed greater 
concern on recreation and sport centers. Since it is common to have such facilities found 
in the private estates in Hong Kong, they are more likely to demand similar facilities in 
their residential areas in China. 
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The group aged over 75 was found to demand more on hospitals, security and 
emergency support because of their higher probability of encountering health problems 
and accidents. Furthermore, people living in public estates expressed less importance on 
security and emergency support because they were used to rely on neighborhood support. 
For the elderly centers, it was found that the importance to our respondents 
decreased with the increase in age. It is because the older the age, the more difficult the 
elderly to go out or to leam independently. Their needs to develop new interests or 





Due to the low living cost and spacious living environment, Hong Kong people 
are attracted to retire in China. Though there were concerns on the poor medical service 
quality, the lack of relatives or friends in China and safety problem, the improvement in 
local medical standard and the improved transportation would induce more people to 
retire in China in the future. The social life circle after retirement for Hong Kong people 
in China would then extend. Therefore, the market potential is nourishing. According to 
our previous survey analysis, it was found that about 18.4 percent of our total respondents 
reported that they had planned to retire and buy property in China. Assuming this 
percentage would also be applied to the population aged 45 or above in 2000 (i.e. 
2,144,200 people), we can deduce that there would be 386,000 potential customers. If 
each of them buy a unit in China with average floor area of 750 square feet and the 
average selling price per square feet is about RMB300, the estimated total market size 
would be at least RMB86 billions. With such a large market size, we believe that it is 
feasible to develop a residential community in China for the retired Hong Kong people. 
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Target Customers 
Based on our previous findings, we suggest the developers to target at the non-
retired Hong Kong people who aged between 45 to 54 and with monthly income more 
than HK$ 12,000. They are probably still in the working force and having their children at 
teens. Therefore, their financial burden would be less than that of people with children at 
baby stage. Moreover, they are most welcomed by the banks to offer mortgage because of 
their better payment ability compared with older group or retired group. For buying a unit 
of about RMB250,000, the monthly payments for a 10-year and 15-year mortgage period 
would be about RMB2,656 and RMB2,000 accordingly. It would much easier for 
families with more than one member in the workforce. 
Expected Expenditure 
According to our survey findings, the weighted mean expected monthly 
expenditure after retirement for our target customer group is about HK$7，500 (Table 5.1). 
Table 5.1 Monthly expenditure after retirement 
„ _ � Median Target Customers ？ 二 ： 二 
expenditure (HK$) expenditure percent customer size 
"$3000 or below 1,500 16% 240 
$3001-$6000 4,500 一 40% “ 1,800 
"$6001-$9000 7,500 20% 1,500 
~$9001-$ 12000 10,500 4% 420 
"$12001-$15000 13,500 8 % 1,080 
"$15001-$18000 16,500 2% 330 
"$18001-$21 OOP 19,500 4% 780 
"$21001 or above 22,500 “ 6% 1,350 
Weighted mean 7,500 
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It was also found that most of the expected monthly expenditure was spent on 
food and accommodation, then followed by traveling and medical and health care (Table 
5.2). 
Table 5.2 Expected Monthly Consumption Behaviors after Retirement 
Item Expenditure Expenditure 
percent (HK$) 
Accommodation 21 % 1,575 
Food 24.2 % “ 1,815 
Clothing 7.8 % 585 
Transportation 8.9 % 667 
Entertainment 10.1 % 一 757 一 
Travel 10.3 % 772.5 
Medical and Health Care 10.3 % 772.5 
Investment 7.1 % 532.5 
Total 7,500 
Since the residents also demand daily consumption such as wet markets, 
supermarkets, shopping mails, restaurants and medical service, it will generate stable 
earnings to property developers by renting out commercial floor areas in the residential 
estates. Club membership fees and property management will also be the appealing future 
income source. 
Product 
With the trend of retirement in China getting more popular, there will be higher 
demand on integrated residential estates in China. We suggest developing an integrated 




The whole project should provide both house units with gardens and single flat 
units with balcony. The house units should be of two to three storeys of floor area larger 
than 2,000 square feet but not more than three storeys and there should be at least one 
bedroom on the ground floor of the house. It will be more convenient for the elder 
residents. The ideal floor area for a single flat unit should be around 750 to 1,200 square 
feet. 
Since customers are seeking for both spacious interior and exterior feeling, the 
floor height should be higher than that in Hong Kong (i.e. more than 10 square feet). The 
buildings should not be densely located. As the users may live in the unit at their old age, 
the interior environment should be well designed to cater the needs for elderly. For 
example, the doors of toilets and bathrooms should swing out for wheelchair users and 
the floor in toilets and bathrooms should be wet resistant. The cupboard or wardrobes 
should not be hung up but at lower level. Socket should not be set at too low level. 
Emergency call system should be installed in toilets and bedrooms to allow immediate 
access to the security information center. 
Supplementary Property Management Service 
Besides general security and property management, there are other needs should 
be catered. Based on our survey findings, direct transportation between Hong Kong and 
the residential estates should be provided as it was of the highest importance to the 
potential buyers. 
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Since there will be more Hong Kong people retire in China, the proposed 
residential community should be operated under a modem approach similar to that in the 
home for the aged. A 24-hour information center and emergency medical support for 
sending residents to hospitals will be appealing features to retired elderly. Residents, 
especially single elderly, can provide personal and contact person information to the 
information center that links with emergency call system in each unit. This allows the 
property management to contact the corresponding persons of those residents in case of 
accidents. 
Regular body check-up will be of high importance for retired people if there is no 
hospital nearby. Temporary home delivery service of personal care will be another 
critical selling features. 
As some customers may seek for higher service quality, the estates may provide 
charged regular home cleaning and maintenance service for high-end customers. 
Supplementary Community Facilities 
According to our survey findings, Hong Kong people require a residential 
community for retirement in China rather than just an accommodation to live in, it is 
better to include as much facilities as possible to provide a complete residential 
community. 
Hospitals, Chinese and western clinics were of highest demand in our survey. 
Though it is not easy to include a hospital in the estate, the property management may try 
to align with major nearby hospital so that it allows resident to receive treatment before 
payment. Deposit may be required for interested residents to guarantee potential future 
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payment. There should be at least one Western clinic in the estate if no hospital service is 
available. On the other hand, Hong Kong people now better perceive Chinese medical 
treatments. A health center providing Chinese medical treatment may be set up. Regular 
seminars or workshops on "Health" may be held inside the estates. 
As spacious environment was another major reason for choosing retirement in 
China, the whole estate should be "green" oriented. Large common gardens, ponds, 
walking paths and farms would be a must. Handrails should be installed in large public 
areas for daily activities of elderly. 
Since most of the potential buyers may not retire once they buy a property in 
China, they may want it for vacation before retirement. Therefore, there should be 
sufficient recreation and sport facilities such as swimming pool even it is not of high 
importance for retirement. In addition, it may encourage frequent visits of the younger 
relatives and thus bring larger consumption of service in the estates. 
Besides general facilities such as wet market, supermarkets, restaurants and 
shopping malls for the daily life, other specialty shops such as travelling agency should 
be encouraged to provide larger range of tours to elderly. Shops leasing would also bring 
stable rent income to the property developers. 
Place 
The location of the proposed residential estate can be somewhere in Southern 
China. The reasons of choosing Southern China are that it is near Hong Kong and that the 
culture of Southern China are similar to that of Hong Kong. However, we highly suggest 
the proposed residential estate locate at Guangzhou and Zhongshan based on the results 
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of our survey. In addition, we recommend the proposed residential estate locating next to 
some well-developed residential estates in Southern China, which also provide housing to 
Hong Kong people. One of the advantages is to attract more Hong Kong customers since 
some of their relatives or friends have already bought property in those well-developed 
residential estates and they may want to live next to their relatives or friends. Moreover, 
the larger the population in a region, the better the facilities would be provided such as 
hospitals, post office or police stations. 
Price 
We recommend the pricing of the proposed residential estate should be 
competitive and is set at affordable level to our target customers. In order to make the 
price looks attractive to consumers, the property developers should provide more value-
added services to the residents. For example, the price of the property includes the 
lifetime membership fee of the club and trainers are provided in fitness center. Finally, 
banks should be arranged to offer monthly installment scheme to buyers. The monthly 
installment would be better not to exceed HK$5,000 as mentioned in a survey done by 
the Hong Kong University. 
Promotion 
To promotion the proposed residential estate to Hong Kong people, heavy 
advertising on TV and newspaper can be used. The theme of the advertisement may be "a 
healthy residential community for retirement and vacation". In addition, the high quality 
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of medical service, good security and transportation offered by the proposed residential 
estate should be emphasized in the advertisement. These are important to our target 
customers when they decide to retire at China or not. For medical service, we will allow 
all residents to receive the consultation first before they pay. Medical insurance plans at 
special discounts could be offered at the point of sales. We hope to make use of this 
arrangement to promote the benefits of the medical service in order to attract consumers. 
Since the target customers like travelling after retirement, the real estate developer can 
make alliance with some travel agents in China so as to offer discounts to the residents. 
Furthermore, when any resident refers his relatives or friends to buy the property, we 
suggest the property developer waives his management fee for six months or gives 
coupons that he can use in the supermarkets or shops within the residential estate. Lastly, 





With a fast growing aging population in Hong Kong, there is now a growing 
awareness of the housing needs of the elderly. However, the housing needs of elderly 
people include the environment within which they live. Therefore, the adjacent facilities 
and residential services in a form of community are important to the elderly especially 
during the retirement. 
The objective of our study is to explore the possibility for independent living 
housing for retired Hong Kong elderly people in China, which consisting a variety of 
adjacent facilities and residential services catered for the elderly. According to the results 
from our survey, we found that there were approximately one-third of the respondents 
had planned to retire in China. Though the figure is not very large now, we believe that it 
will increase in the future. The main reason is that the living environment of China is 
comfortable with lower living costs. 
In the future, we expect to see more Hong Kong property developers going into 
the property market in China and therefore, a keen competition may occur between Hong 
Kong property developers and Chinese property developers. Since Chinese property 
developers have better "guanxi" and distribution networks compared to Hong Kong 
property developers, Hong Kong property developers need to have in-depth market 
research before they enter the China market. Another alternative for Hong Kong property 
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developers is to cooperate with Chinese developers. Hong Kong property developers are 
good at promotion and management, so they can share its knowledge with Chinese 
property developers. At the same time, they can enjoy the benefits of Chinese property 
developers' good "guanxi" and distribution networks. Finally, we think both Chinese and 
Hong Kong property developers can target not only retired Hong Kong elderly people, 







1 .請問您的年齡是否 4 5歲或以上？ 
—否（問卷完） 
2.請問您是否已經退休？ 
(請跳到第4題） _ 否 
3 .您打算退休後的生活模式是？(只選一項） 
_獨居 —和配偶一起居住 _和配偶及子女一起居住 
—入住安老院 —其他: 
4 .請用 1 - 5 (1爲最常做)列出您退休/計劃退休後日常生活最常做的活動 
a —行街購物 b . — 買賣股票 C . — 運動 d .—種植/飼養寵物 
e . —打麻將 /買馬 f . — 參加興趣班 g . _ _ 逛公園 h . —聽音樂 
i . 一看電視 旅遊 k . _ _上網 1 . —看電影 
m . —飮茶 n . _ _到老人中心 0 . _帶小孩 P.一閱報紙/雜誌 
q . _ _ 到圖書館 r . 一其他： 
5 .請問您退休後/許劃退休後的平均每月支出是多少？ 
_ $3000 或以下 一 $3001 - $6000 _ $600149000 
~$9001-$12000 Z $12001 -$15000 — $15001-$18000 
=$18001-$21000 = $21001 或以上 
6.請問您退休後/計劃退休後在以下各項的日常生活開支大約佔每月支出多少？ 
% I 如不淸楚有關百分比，可否舉出約數 (港幣） I 
a . 居 住 
b .飮食 一 
C .衣履 
d.交 通 
e .曰常娛 樂 
f . 旅 遊 
g .醫療保健 一 













_深圳 —廣州 —中山 _東竞 
—北京 - 上 海 —其他: 
1 1 .請由 1 - 9 (1爲最主要原因)排列出您選擇回國內退休的原因 
a . —生活指數低 b._寬敞及舒適的居住環境 
C . —鄰近國內的親友 d .—付出較低價錢可享受較高生活質素 
e . _在港沒有親友照顧 f . _ _國內老人照顧服務收費較廉宜 
g . _ _家人的要求 h . —其他親友亦打算回國內退休 
i ._其他: 
(完成此題後，請到第13題） 
1 2 .請由 1 - 9 (1爲最主要原因)排列出您選擇不回國內退休的原因 
3._醫療服務不完善 b . —醫療費用昂貴 
c . _交通不方便 d . 一治安不好 
e . —娛樂設施不及香港 f .—不鄰近在港的家人及朋友 
g . _沒有相熟親友照應 h —找不到理想的退休居所 
i.—其他: 
(完成此題後,請到第16題） 






非 常 不 重 要 不 重 要 一 般 重 要 非 常 重 要 
a•可購買或每月租用 1 2 3 4 5 
b .上門膳食安排 1 2 3 4 5 
C .住所淸潔及維修 1 2 3 4 5 
d .定期保健檢査 1 2 3 4 5 
e .上門護理人員服務 1 2 3 4 5 
f .緊急醫療支援服務 1 2 3 4 5 
g .額外日租單位/酒店房間 1 9 A S 
供親友探訪住宿 
h .直接往來屋苑至香港之交通 1 2 3 4 5 
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1 5 .閣下認爲下列各項配套設施對你理想的國內退休居所有多重要？ 
非 常 不 重 要 不 重 要 一 般 重 要 非 常 重 要 
a .綠化園林 1 2 3 4 5 
b .康樂體育館/運動場 1 2 3 4 5 
C.泳池 1 2 3 4 5 
d .中醫診療所 1 2 3 4 5 
e .西醫醫務所 1 2 3 4 5 
f.醫院 1 2 3 4 5 
g .保安及緊急支援服務 1 2 3 4 5 
h . 超級市場 1 2 3 4 5 
i.街市 1 2 3 4 5 
j .食肆 1 2 3 4 5 
k .興趣中心 1 2 3 4 5 
1.商場 1 2 3 4 5 
m .圖書館 1 2 3 4 5 
n . 護老院 1 2 3 4 5 
第三部份 個 人 • 
16.您的性別？ 
— 男 - 女 
1 7 .您的年齡？ 
—50-54 _55-59 —60-64 _65-74 _ 7 5 或以上 
18.您的教育程度？ 
—小學或以下 —中學 —大學 —大學以上 
1 9 .您最主要的收入來源是？ 
—現有工作 —儲蓄 _退休金 —公援 ―子女/親友 
20.您每月個人收入大約是多少？ 
—$3000 或以下 — $3001 - $6000 _ $6001-$9000 
~$9001-$12000 _ $12001 -$15000 _ $15001-$18000 
]1$18001-$21000 — $21001 或以上 
21.您現在的居丨到犬況是？ 
—獨居 —和配偶一起居住 _和配偶及子女一起居住 
—和子女一起居住 —其他: 
22.您現在的居住樓宇類型是？ 
―私人 _居屋 _供屋 —長者宿舍 _其他: 
2 3 .您現時的居所是： 




Questionnaire-Retirement of Hong Kong People 
Parti 
1. Are you over 45 years old? 
Yes No (End of the questionnaire, Thank You) 
2. Have you retired yet? 
Yes (Please go to Question 4) _ N o 
3. What is your planned living arrangement after retirement? 
(Please choose only one choice) 
—Live alone —Live with my spouse —Live with my spouse and children 
—Live in home for the aged _Others: 
4. What are the five frequent daily activities that you would like to do after retirement? 
(Please rank 1 to 5; 1 is the most frequent daily activities) 
a.— shopping b.— trade stocks c.— do exercise 
d.— plant/keep pets e.— play mahjong/horse-racing f.— take courses 
g . _ go to park h.— listen music i.__ watch TV 
j.— travel k.— Internet access 1. — watch movie 
m.—Yum Cha n . _ go to elderly center 
o.__ take care of children p.__ read newspaper/magazines 
q.— go to library r.— Others: 
5. For retired people, what is your average monthly expenditure after retirement? 
For non-retired people, what is your planned average monthly expenditure after retirement? 
—$3000 or below _ $3001 - $6000 _ $6001-$9000 
=$9001-$12000 = $12001 - $15000 二 $15001-$18000 
~$18001-$21000 — $21001 or above 
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6. What is the (planned) percentage of the following expenses in your monthly expenditure after 
retirement? 
% Please indicate the exact amount of money 











7. Do you plan to buy property in China? 
—Have bought property in China 
__ Plan to buy property in China 
= W i l l not buy property in China (Please go to Question 9) 
8. What is your purpose of buying property in China? (Please choose only one choice) 
—For work —For retire —For holidays —For investment 
=Others: : 
9. How likely would you prefer to retire at China? 
_ H a v e retired at China __Very likely and plan to retire at China 
= N o t sure —Unlikely (Please go to Question 12) 
10. If you retire at China, where is your preferred location for retirement in China? 
(Please choose only one answer) 
_ Shenzhen —Guangzhou —Zhongshan —Dongguan 
~ Beijing — Shanghai —Others: 
11. What are your reasons of choosing China as the location for retirement? 
(Please rank 1 to 9; 1 is the most important reason) 
a . _ low living standards 
b.— spacious and comfortable living environment 
c.— near my relatives/friends who live in China 
d.— pay less and get higher quality of life 
e . _ nobody takes care of me in Hong Kong 
f . _ facilities and services for elderly people is cheaper in China 
g.— my family members request me to retire at China 
h.— some of my relatives/friends also pan to retire at China 
i.一 others: 
(Please go to Question 13) 
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12. What are your reasons of not choosing China as the location for retirement? 
a.— poor medical service in China 
b.— medical service in China is expensive 
c.— poor transportation 
d.— living environment in China is insecure 
e.— entertainment is not enough in China 
f . _ far away from my relatives/friends who live in Hong Kong 
g.— nobody takes care of me in China 
h _ I cannot find an ideal accommodation for retirement in China 
i.— others: 
(Please go to Question 16) 
Part II Ideal accommodation for retirement in China 
13. What is your ideal accommodation for retirement? 
_ single flat with balcony —single flat without balcony 
=s ing le house with garden — hotel style apartment with housekeeping service 
—others: 




a. The accommodation unit can be 1 2 3 4 5 
bought or rented 
b. Home delivery-meals service 1 2 3 4 5 
c. Cleaning and maintenance of the 1 2 3 4 5 
accommodation unit 
d. Provide regular body check 1 2 3 4 5 
e. Home delivery-medical service 1 2 3 4 5 
f. Emergency support (including 1 2 3 4 5 
medical service) 
g. Provide extra flats or rooms for 1 2 3 4 5 
rented to visitors 
h. Direct transportation between 1 2 3 4 5 
Hong Kong and the residential estate 
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a. Green Gardens 1 2 3 4 5 
b. Recreation and Sports Center 1 2 3 4 5 
c. Swimming Pool 1 2 3 4 5 
d. Chinese Clinic 1 2 3 4 5 
e. Western Clinic 1 2 3 4 5 
f. Hospital 一 1 2 3 — 4 5 
g. Security and Emergency Support Service 1 2 3 4 5 
h. Supermarket 1 2 3 4 5 
i. Wet Market 1 2 3 — 4 5 
j. Restaurants 1 2 3 4 5 
k. Social Center for the elderly 1 2 3 4 5 
1. Shopping Mall 1 2 3 4 5 
m. Library 1 2 3 4 5 
n. Home for the aged 1 | 2 | 3 | 4 | 5 
Part III 
16.Your gender is ？ 
—Male —Female 
17. Which of these best describes your highest level of education? 
一Primary or below 一Secondary —University —Post-graduate or above 
18. What is your main source of personal income? 
—work —savings —interests from insurance 
_pension —financial Assists from the government 
—from family members/relatives/friends 
19. Which category represents your monthly personal income from all sources? 
_ $ 3 0 0 0 or below _ $3001 - $6000 _$6001-$9000 
~$9001-$12000 3 1 2 0 0 1 - $15000 _ $ 15001-$18000 
18001-$21000 =$21001 or above 
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20. Which of the followings best describes your present living arrangement? 
(Please choose only one choice) 一Live Alone —Live with spouse —Live with spouse and children 
—Live in homes for the aged —Others: 
21. Which of these best describes your dwelling? 
—Private Flat —Private House —Home Ownership Scheme 
—Public Housing —Home for the aged —Others: 
23. Is this dwelling ？ 
—owned by you —rented by you __provided by employer 
_provided by the government _Others: 
(End of the questionnaire, Thank You!) 
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Appendix 3 
Demographic Profile of the Respondents 
Gender Number of All Number of Retired Number of Non-
Respondents People Retired People 
Male 110 46 64 
Female 117 ^ 48 
Missing Data 1 1 0 
— Total 228 116 112 
Age Percent of All Percent of Retired Percent of Non-
Respondents People Retired People 
45-49 26.8 6 49.1 
— 50-54 23.7 14.7 33.3 一 55-59 12.5 14.7 10.2 
— 60-64 17 28.4 4.6 一 65-74 12.1 22.4 “ 0.9 一 
75 or above 8 13.8 — 1.9 
“ Total 100 100 100 
Education Level Percent of All Percent of Retired Percent of Non-
Respondents People Retired People 
Primary or below ^ 42A IJA 
Secondary 55.1 ~ 43.9 66.7 
University 13.3 13.2 13.5 
Post-graduate or LS ^ I ? 
above 一 Total 100 100 100 
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Income Source Percentage of All Percent of Retired Percent of Non-
Respondents People Retired People 
Work 35.5 69.2 
Savings 20 29.2 10.3 
Interests and Bonus 0 0 0 
from Insurance 
— Pension 11.8 — 13.3 10.3 
Financial 09 1.8 0 
Assistance from the 
Government 
From Family TlS ^ 
Members/Relatives 
/Friends 
“ Total 100 mo 100 
Monthly Personal Income Percentage of Percent of Percent of 
(HK$) All Retired People Non-Retired 
Respondents People 
$3000 or below 29.5 53.6 4.7 
$3001-$6000 ~ ~ 10.1 10.9 9.3 
$6001-$9000 13.8 10.9 16.8 
$9001-$12000 — 10.1 5.5 15 
~$ 12001-$15000 6.9 2.7 — 11.2 
$15001-$18000 10.1 73 13.1 
Tl8001-$21 OOP 一 3.2 0 6.5 一 
$21001 or above 23.4 
—Total 100 100 100 
Living Arrangements Percentage of All Percent of Percent of 
Respondents Retired People Non-Retired 
People 
—Live alone 7.5 6.9 8 
Live with spouse 25.4 ^ 25.9 
Live with spouse and 54.8 55.2 54.5 
children 
"Live with children — 8.8 12.1 5.4 
“Others “ 3.5 — 0.9 — 6.3 
Total 100 100 100 
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Type of Dwelling Percentage of All Percent of Retired Percent of Non-~~ 
Respondents People Retired People 
Private Flat ^ 47.7 
"Private Estate 18.9 21.6 “ 16.2 — 
Home Ownership 10.3 
Scheme 
Public Housing 17.6 22.4 12.6 一 
Home for the aged ^ LlZ 0 
Others 0.4 0 ^ 
"Total 100 100 100 
Your Dwelling is Percentage of All Percent of Retired Percent of Non-
Respondents People Retired People 
Owned by you 75 
Rented by you 17.1 18.1 16.1 
Provided by ^ 0 09 
employer 
Provided by HK 5 J ^ 4^ 5 
SAR Government 
Others 0.9 一 0 1.8 
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